











Building Heights, Coverage, Setbacks, Pedestrian Open Space and other Design Requirements
Project buildings would be designed in accordance with the Specific Plan Development Standards and
Design Guidelines (Appendix B of the Specific Plan), which would establish specific development
criteria for each lot within the specific plan including maximum building heights, lot coverage, setbacks,
landscaping and pedestrian open space requirements. An example page is shown below for Lot 1A. In
addition to these requirements, the Development Standards and Design Guidelines include detailed
requirements for building “stepbacks” for portions of buildings that exceed 50 feet in height above the
pedestrian plaza level, minimum separation ratios between buildings, maximum bedroom density, and
detailed design standards for building massing, roof design, materials usage, window and door
treatments, colors, minimum pedestrian plaza widths, landscaping requirements and all other aspects
of exterior building design and treatment of public spaces.

Sample Page from Appendix B Showing Lot Development Standards

The tallest buildings within the plan area would be located within the Village Core and would include
portions of building wings that would be up to 96 feet tall (Buildings 1A, 1B, 3, 4 and 8A — the Mountain
Adventure Camp building). All plan area buildings would be stepped down at the sides to reduce
building massing, increase architectural interest through the creation of subordinate building wings, and
to achieve architectural compatibility with non-project buildings on adjacent properties. Buildings within
the Village Core would be slightly larger and taller overall than buildings in the Village Neighborhood,
which would be located in a less active resort setting. Buildings in the Village Neighborhood would be a
maximum of 84 feet tall and would include subordinate building wings to reduce massing, increase
architectural interest and to improve compatibility with neighboring developments. Overall, buildings
within the Village Core and Village Neighborhoods would average approximately 60 feet tall, which is
the average overall height of buildings within the existing Intrawest Village. Buildings on the East Parcel
would be a maximum of 35 feet tall, which is consistent with the current height allowance for this parcel
under the SVGPLUO.
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Additional site design is described later in this report under the section titled, “Squaw Valley Citizen’s
Design Review Committee Review”.

Squaw Creek Restoration

A portion of Squaw Creek, historically referred to as the Trapezoidal Channel and generally located
between the Squaw Valley Road Bridge on the west and the Far East Bridge on the east, was
channelized in preparation for the 1960 Winter Olympic Games. Channelization of this portion of the
stream has resulted in several localized impacts within the Trapezoidal Channel including increased
stream velocities, bed and bank erosion, poor water quality and flood impacts. Downstream stream
reaches of Squaw Creek have been further negatively impacted as a consequence of degraded water
guality, increased stream turbidity and stream bank erosion. Policies of the Squaw Valley General Plan
require restoration of the Trapezoidal Channel when development of the properties adjacent to the
Trapezoidal Channel occurs.

A second historic stream channel known as the Olympic Channel, which was previously placed in an
underground culvert pipe, would be restored as a surface feature. The Olympic Channel would be
located adjacent to the east portion of the Main Village between the Village and the golf course. It
would include restored and newly created wetlands to improve stormwater quality and substantially
reduce fine sediments entering Squaw Creek from the mountain, which is a primary contributor to its
degraded water quality and fisheries impacts.

Comprehensive restoration of the Trapezoidal Channel and the Olympic Channel would be completed
in up to seven phases beginning with the Final Map that creates the 150™ resort guest bedroom. Al
stream restoration activities and wetlands creation would be completed prior to recordation of the Final
Map that creates the 600" resort guest bedroom.

Park and Recreation Improvements

The Project proposes a mix of active and passive onsite and offsite recreation improvements. The
proposed improvements include the Squaw Creek Interpretive Park, a passive park consisting of a
Class 1 trail along the north side of Squaw Creek through the plan area, stream and wetlands area
observation decks, interpretive panels to describe the restored stream habitat, and picnic areas. New
public trailhead staging areas with public parking and flush restrooms would be constructed at both the
Granite Chief Trailhead and the Shirley Canyon Trailhead staging areas. Flush restrooms, a sewer
connection and sewer lift station would also be constructed at Squaw Valley Park. Seasonal children’s
playground facilities would be placed throughout the Village during the summer and fall to provide
families with outdoor recreation spaces for children, and a dog park would be implemented on a
seasonal basis. The Project also proposes to construct significant improvements to the existing network
of hiking, biking and horseback trails on ski resort and U.S. Forest Service property located above the
Valley floor including a new footbridge over the north fork of Squaw Creek to connect the Granite Chief
Trail and the Shirley Canyon Trail.

The East Parcel would include construction of a Class 1 trail across the East Parcel project frontage
with a connection to the existing Class 1 trail to enhance employee options for multimodal
transportation to and from work and to other areas within and outside of Olympic Valley. An onsite
recreation and fitness center would also be constructed on the East Parcel as well as outdoor
employee barbeque and picnic area.

Village Open Space Network

The Village open space network is a network of natural and pedestrian-oriented open spaces that
weave through the plan area, providing views and access to the surrounding mountainsides, forests
and meadow. It consists of a landscaped pedestrian network of improved pathways and public
gathering spaces and would provide pedestrian and bicycle circulation throughout the Main Village and
adjacent neighborhoods such as the existing Intrawest Village, and adjacent recreational and open
space areas. The network would also provide alternative modes of transportation directly linking the
East Parcel with a Class 1 trail.
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East Parcel Improvements

East Parcel improvements consist of new and replacement housing for up to 300 total employees, a 5,000
square-foot neighborhood serving retail market, a 15,000 square-foot shipping and receiving facility, and
524 surface and structured parking spaces. The structured parking facility would include two levels of
structured parking over surface parking. Development of the East Parcel would proceed in phases
concurrent with development of the Specific Plan. New and replacement employee housing is programed
to be constructed concurrent with each phase of development, and construction of other facilities such as
the market and the shipping and receiving facility, would be constructed prior to or concurrent with the
Final Map that creates the 300th guest lodging bedroom.

Employee Housing

The East Parcel would be developed with employee housing for up to 201 new resort employees plus
replacement housing for 99 employees with a maximum of up to 300 total employees. Housing for a
minimum of 100 employees would be developed on the East Parcel prior to or concurrent with the final
map that creates the 150" resort bedroom. Subsequent project phases would construct employee units at
a rate of 120 percent of new employee generation until housing for a minimum of 250 employees are
constructed on the East Parcel. Once this level of employee housing is reached some additional units may
be constructed on the East Parcel but are more likely to be constructed in another location or the
developer could dedicate land needed for units, refurbish an existing property to provide new units, or pay
an in-lieu fee.

Employee housing units on the East Parcel are proposed to consist predominantly of dormitory-style
housing units and studio units. Each dormitory unit would conceptually include four bedrooms per unit, four
employees per bedroom, two double occupancy restrooms, a kitchen, and a living room. Studio housing
would be equipped with a full kitchen, a bathroom, and a combination living room/bedroom with a double
bed. Studio units would be targeted to serve employees living as couples or individuals who desired more
private living space. An indoor employee recreation and fithess center and outdoor employee barbeque
area would be developed to ensure employees have onsite recreation options. Onsite laundry facilities
would also be provided for all units.

An estimated 166 parking spaces would be needed to meet the parking demand of employees living on
the East Parcel, though a majority of these employees are not expected to have their own vehicle. For this
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reason and due to the seasonal nature of the employees these units are targeted to serve, the resort
would provide employee shuttle-bus transportation to and from the ski area as well as weekly shuttle
services to and from shopping areas in Truckee and Tahoe City. Weekly grocery delivery services would
also be provided or the Resort would provide discount grocery prices to employees through the onsite
market. East Parcel parking not utilized by employees living onsite would be utilized for other resort
employees on a space available basis who would be shuttled to and from the ski area by resort operated
shuttle service. East Parcel parking and shuttle services would be part of an overall parking management
plan operated by the resort, and all parking facilities and shuttle services would be managed on a daily
basis in anticipation of projected levels of resort business and staffing levels.

Public Utilities and Services

Sanitary sewer

Sewer service to Olympic Valley is provided by the Squaw Valley Public Service District, who owns and
operates the wastewater collection system. The District contracts with the Tahoe-Truckee Sanitation
Agency to convey wastewater flows to the T-TSA wastewater treatment plant located in Truckee.

Development of the Specific Plan would require improvement to an existing sewer trunk line running
from the existing Village area along Squaw Valley Road, the northerly portion of the East Parcel, and
then northward to a Tahoe-Truckee Sanitation Agency interceptor line along the Truckee River. The
corridor for this sewer line improvement, which includes existing sewer lines that would be upsized,
generally runs parallel to Squaw Valley Road passing through the edge of the meadow area, then
passing through residential and forested land where it veers north after passing through the East
Parcel. In order to ensure that there is sufficient wastewater capacity to receive project generated
wastewater flows, the Project may have to increase onsite wastewater storage through construction of
enlarged pipes, underground vaults or tanks to provide temporary onsite storage in order to time
wastewater flows to off-peak periods. The Project would be required to work with the PSD and the T-
TSA on the terms of service and to provide a will-serve letter detailing this information prior to
implementation of each phase of the Project.

Potable Water

Potable water service is proposed to be supplied by the Squaw Valley Public Service District (PSD).
The Project would construct and dedicate four new wells and one existing well would be replaced. All
new and replacement wells would be constructed within the project boundary and in accordance with
State Department of Public Health standards under permit from Placer County Environmental Health
Services, and dedicated to the PSD upon the PSD’s agreement that the wells are constructed to District
specifications. The Project would also construct a new 0.7 million gallon water storage tank and
pipeline adjacent to an existing water storage tank in a forested area north of the Main Village area,
which would also be dedicated to the PSD. New water service lines would be constructed as project
phases are completed.

Dry Utilities

Improvements to existing dry utilities including electrical, communications, and propane storage and
distribution would be constructed concurrent with plan area buildout. Existing propane facilities, which
include an existing 20,000-gallon tank, a 30,000-gallon tank and several smaller tanks, would be
relocated to Lot 19 in the far western portion of the Main Village area where up to five 30,000-gallon
tanks would be constructed in an underground vault. New propane distribution pipelines would be
constructed to serve the plan area and new pipeline connections would be constructed to serve existing
users from new and relocated tanks. A single underground tank would be constructed at the East
Parcel to serve uses on that site.

Fire, Emergency Services and Law Enforcement

The Squaw Valley Fire Department currently provides fire protection and emergency medical services
to all of Olympic Valley and would provide these services to the Project. The SVFD currently has a fire
station located at 305 Squaw Valley Road directly across from the East Parcel. A fire station was
previously located at 1810 Squaw Valley Road near the Village Neighborhood and that facility is still in
use for storage of fire apparatus and other Squaw Valley Public Service District uses.
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Project development would result in increased fire and emergency service demands to the fire
department. The service demands of the Project and cumulative build-out of the Squaw Valley General
Plan would require development of a new fire station at the west end of Olympic Valley, including
increased staffing and equipment. The west end fire station, which would be located within the Project
on Lot 11 or Lot 12 adjacent to the structured parking facilities, would be needed when approximately
50 percent of the plan area is built out. The Fire Department and the Public Service District are
currently negotiating with the applicant for terms of service. The applicant and the District have reached
tentative agreement for draft terms of service that would require the developer to convey a fire station
parcel to the District no later than recordation of the map that creates the 300" bedroom or 20 percent
of the combined lodging and commercial development, whichever occurs first. The draft terms of
service would also require the developer to design, permit, construct, fund and dedicate to the District a
fire station constructed on the fire station parcel prior to the recordation of the map that creates the
750™ lodging bedroom or attains 50 percent of the total project development.

The station would be approximately 7,200 square feet or larger in size and would include a public
reception area, office space for a minimum of four fire personnel plus accessory office space for Sheriff
use or another agency use, sleeping quarters for four including kitchen and lounge area, and a
minimum of two double-deep equipment bays. When constructed, the station would operate on a 24-
hour per day basis. The Resort is also working with the PSD on a separate agreement to locate a
staffed fire engine at the west end of the Valley on peak days in order to improve emergency response
capabilities at the Resort base and the west end of the Valley.

The Placer County Sheriff's Office currently provides law enforcement services to Olympic Valley and
would serve the Project. No new Sheriff's facilities are required to serve the Project.

Snow storage, drainage and storm water treatment and conveyance

The Project would utilize a combination of existing and proposed snow storage locations. All public and
private roads within the plan area would include snow storage easements for roadside snow storage. In
addition, an existing snow storage area on the north side of Squaw Valley Road would continue to be
utilized as an interim snow storage location during plan area build out and for excess snow storage
when the Specific Plan is completed. Other smaller snow storage locations identified within the Main
Village area and the East Parcel would also be utilized. Two volumetric snow storage facilities would be
constructed concurrent with construction of day-skier replacement parking structured parking facilities
located north of the Main Village area and south of Squaw Creek. These volumetric facilities would be
designed to store the majority of snow removed from project parking lots and common areas, and
would include built in storm water treatment to ensure clean discharge of melt water prior to leaving the
project site or entering Squaw Creek.

Transportation and Transit

The primary access to the VSVSP would be served from three private roadway connections to Squaw
Valley Road; Far East Road and Village East Road would serve the Village Core, and Chamonix Place
would serve the Village Neighborhood. In addition, two publicly maintained roadways, Squaw Valley
Road and Squaw Peak Road, would also provide access to portions of the plan area. The Project
would construct improvements to existing public and private roadways including widening of existing
bridges serving the Village Core to add bike lanes and sidewalks. In addition, private roadways within
the Village Core and the Village Neighborhood would be improved with sidewalks to provide pedestrian
access and circulation throughout the Project, the existing village, and day skier parking areas.
Sidewalks would interconnect with off-street pathways that would circulate pedestrians and bicyclists
throughout the Village Neighborhoods. Squaw Valley Road and Squaw Peak Road would remain
County maintained roadways and all of the internal roads that would serve the Project are proposed to
be privately owned and maintained. Off-site roadway improvements would be constructed to lengthen
the northbound left turn lane at Squaw Valley Road and State Route 89 subject to Caltrans approval.

A Transit Center would be developed, which would enable the Village to become a transit hub in the
North Tahoe/Truckee regional transportation system, thus further encouraging the use of both private
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and public transit options. In addition, the Project would operate an in-valley shuttle service to circulate
guests and residents throughout destinations in the valley, and a separate shuttle system would be
operated to transport employees to and from the Resort and the East Parcel. To ensure ongoing
availability of air-ambulance support and other emergency services an emergency helipad would be
constructed on top of the existing preferred parking structure. Further discussion of transit service to the
Project and planned service expansion to serve project employees and guests is described later in the
analysis section of this report.

PROJECT ENTITLEMENTS

The Project requests certification of a Final Environmental Impact Report, adoption of the Mitigation
Monitoring and Reporting Program; approval of amendments to the Squaw Valley General Plan and
Land Use Ordinance (a community plan and zoning code document); adoption of the Specific Plan,
Development Standards, and Design Guidelines; approval of a Rezone to the Specific Plan zoning
designation of Specific Plan — Village at Squaw Valley (SPL-VSVSP); approval of a Development
Agreement; approval of the 2015 Water Supply Assessment; and approval of a Large Lot Vesting
Tentative Map. Adoption of the Specific Plan would also entail approval of an amendment to the Squaw
Valley General Plan and Land Use Ordinance (1983) to add Goal VI.E.7 and Policies VI.E.7.1 and
VI.E.7.2 to establish protocols for emergency events, add a requirement for all new projects to prepare
and implement an emergency preparedness and evacuation plan, and to incorporate by reference the
Placer Operational Area Eastside Emergency Evacuation Plan:

Approval of the Specific Plan and the related entitlements and actions would implement zoning, policies
and procedures for approval of future project-level entitlements to implement build out of the plan area
over an anticipated 20 to 25 year period.

No project level entitlements are requested as part of this Specific Plan approval request. Project level
entittements would be requested separately following adoption of the Specific Plan. The Large Lot
Vesting Tentative Map would carry no development rights and would be a financing tool only.
Entitlement requests are described in further detail below.

Final Environmental Impact Report Certification

The Final EIR is included with (under separate cover) this staff report and must be found adequate to
satisfy the requirements of CEQA prior to action on the proposed Project. Recommended findings are
included at the conclusion of this report for this purpose. CEQA recognizes and authorizes the approval
of projects where not all adverse impacts can be fully lessened or avoided. Where all impacts cannot
be fully mitigated or avoided a Statement of Overriding Consideration must be prepared and adopted
by the Board of Supervisors.

Amendments to the Squaw Valley General Plan and Land Use Ordinance

Amendment to Incorporate the Specific Plan

Approval of this Project would require amendment of the Squaw Valley General Plan and Land Use
Ordinance (1983) to incorporate the Specific Plan project boundary into the Squaw Valley General Plan
Land Use Diagram. If approved, designated land uses within the in the specific plan area would be in
accordance with those land uses shown on Figure 3.1 of the Specific Plan (Site Land Use and Zoning).

Amendments Related to Emergency Protocols and Evacuation

Amendments of the Squaw Valley General Plan and Land Use Ordinance (1983) would add Goal
VI.E.7 and associated policy VI.E.7.1 related to emergency preparedness and policy VI.LE.7.2 to
incorporate, by reference, the Placer Operational Area East Side Emergency Evacuation Plan.

The Squaw Valley General Plan would be amended to include the following Goal and Policies:

Goal VI.E.7: To establish protocols for emergency events, such as fire, avalanche, seismic and
flood protection measures.

Policy VI.LE.7.1: The County shall require all new development projects to prepare and implement
an emergency preparedness and evacuation plan consistent with Government Code Section
65302(g) (protection from unreasonable risks associated with the effects of seismic, geologic or
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flooding events or wildland fires, etc.) and in furtherance the Placer Operational Area Eastside Side
Emergency Access Evacuation Plan (Update 2015).

Policy VI.E.7.2: The Placer Operational Area Eastside Emergency Evacuation Plan, as updated by
the Board of Supervisors in 2015, is hereby incorporated by reference.

Amendment to the Potential Avalanche Hazard Area Map

Approval of this Project would amend Potential Avalanche Hazard Area (PAHA) mapping for the project
area to incorporate minor revisions to PAHA mapping within the Specific Plan area. Portions of the
project site are located within Potential Avalanche Hazard Areas. PAHA’s are described as high-
hazard, meaning that the terrain may be subject to frequent and powerful avalanches with a likelihood
of occurrence equal to one in 20 in any given year, and low-hazard, meaning that the likelihood of
avalanche affecting the area is equal to one in 100 in any given year. No buildings or winter parking
areas are permitted in high-hazard PAHA’s while low-hazard PAHA’s may include buildings constructed
in accordance with engineering specifications and County Code.

Specific Plan

The Village at Squaw Valley Specific Plan, together with its implementing Development Standards and
Design Guidelines, would control the planning and development of land uses in the plan area. The
Specific Plan provides goals and policy guidance for development of the plan area through
establishment of allowable land uses, land use patterns including an open space and pedestrian
network, master planning of parking, circulation, drainage, snow storage, public services and utilities,
and resource protection. The Specific Plan implementation chapter (Chapter 8), master plans and
master phasing plans in conjunction with the Development Standards and Design Guidelines establish
specific requirements and development standards to ensure that the plan area would be developed in a
manner that would ensure logical and orderly growth, public safety, protection of resources, and
provisions for public services.

Development Standards and Design Guidelines

The purpose of the Development Standards and Design Guidelines (Appendix B of the Specific Plan) is
to ensure that development within the project area is consistent with Specific Plan goals and policies,
as well as to serve as the regulatory mechanism for all development in the Plan area. Development
standards are provided for all plan area land uses, and specific development standards for all
development lots are prescribed on a lot by lot basis thereby providing a high degree of specificity as to
the allowable land uses and the completed appearance of the Project. The Development Standards
and Design Guidelines document would be adopted by ordinance and would supersede the provisions
of the Placer County Zoning Ordinance, except where stated in the document.

Development Agreement

Development Agreements are approved by the County in accordance with applicable State and local
codes, and as such, function as legal and binding contracts between Placer County, the property
owners, and their successors-in-interest. The applicant requested and staff has negotiated a
Development Agreement for this Project that outlines development rights, establishes obligations for
infrastructure improvements and land dedications, secures the timing and methods for construction of
improvements, and specifies other performance obligations for development of the VSVSP area.
Pursuant to Section 17.58.220 of the Placer County Zoning Ordinance, the applicant/property owner for
the VSVSP is requesting approval of a development agreement with Placer County to provide a 20-
year project vestment period with the possibility of two five-year extensions to run concurrent with
anticipated buildout of the Specific Plan. The negotiated Development Agreement is included with this
report as Attachment J, Exhibit A. A detailed summary of proposed public benefits of the Development
Agreement is included later in this report.

General Plan Amendment, Community Plan Amendment and Rezone

The Village at Squaw Valley Specific Plan area, which encompasses 93.33 acres, is proposed to be
rezoned from High Density Residential - 10 bedrooms per acre (HDR-10), High Density Residential - 20
bedrooms per acre (HDR-20), High Density Residential - 25 bedrooms per acre (HDR-25), Village
Commercial (VC), Entrance Commercial (EC), Heavy Commercial (HC), Forest Recreation (FR), and
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Conservation Preserve (CP) to SPL-VSVSP (Specific Plan — Village at Squaw Valley). Proposed
Specific Plan land uses would complement existing land use designations within and adjacent to the
plan area and would permit new development at densities comparable to existing land uses at a less
intensive rate than what could be allowed under the Squaw Valley General Plan and Land Use
Ordinance. A comparison of existing and proposed land uses and a summary of changes are shown
graphically below:

Existing SVGPLUO Land Use SHEGL Clcilse\s;t %oliresgondlng F\>/ SVSP Change
Designation 9 SRl e L fopose (acres)
Acres Designation d Acres
Main Village Area
HDR-10/Residential 1.76 VSVSP has no residential 0 048
HDR-25/Residential .72 land use designation '
Village Commercial -
| | Neighborhood (VC-N)* 18.47
+Village Commercial 53.17 . - -21.04
Village Commercial - Core 1366
(VC-C) '
vaPLuO has no parking land use 0 Village - Parking (V-P) 8.79 +8.79
esignation
Heavy Commercial 269 Village — Heavy Commercial 285 +0.16
(V-HC)
Forest Recreation 11.12 Village - Forest Recreation 15.40 +428
(V-FR)
Conservation Preserve 8.05 Village — Conservation 1778 1973
Preserve (V-CP)
gVQPLQO has no roads land use 0 Roads 758 +758
esignation
Total Main Village Area 84.51 84.53
East Parcel
Entrance Commercial 6.54 Entrance Commercial (EC) 3.96 -2.58
Conservation Preserve 0.47 Village — Conservation
Preserve (V-CP) 410 +363
HDR-20/Residential 1.81 - 0 -1.81
gVQPLQO has no roads land use 0 Roads 0.76 +0.76
esignation
Total East Parcel 8.82 8.80
Total 93.33 93.33

Notes: SVGPLUO = Squaw Valley General Plan and Land Use Ordinance; VSVSP = Village at
Squaw Valley Specific Plan

! Village Commercial — Neighborhood (VC-N) in the VSVSP corresponds most closely to Village
Commercial (VC) in the SVGPLUO; however, VC-N includes aspects of HDR-10 and HDR-25
(i.e., Lots 16 and 18).

Source: Compiled by Ascent Environmental in 2015 based on Squaw Valley Real Estate, LLC
2015

In summary, lands zoned to support development would be reduced from 73.69 acres under the
SVGPLUO to 56.98 acres under the Specific Plan. Lands zoned for Forest Recreation and
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Conservation Preserve land uses would be increased from 19.64 acres under the SVGPLUO to 36.35
acres under the Specific Plan, an increase of 16.71 acres. The proposed Specific Plan area holding
capacity of 1,493 bedrooms plus East Parcel employee housing would be reduced from the holding
capacity under the Squaw Valley General Plan, which is 3,085 bedrooms not including allowances for
density bonuses when constructing structured parking facilities.

Large Lot Vesting Tentative Map

The Project requests approval of a Large Lot Vesting Tentative Subdivision Map (Attachment H) to
create a total of 46 lots. The lots created by the Large Lot Vesting Tentative Subdivision Map would
carry no development rights and is strictly for financing purposes. To obtain development rights, all
subsequent development phases would be subject to subsequent environmental review, approval of
Small Lot Tentative Maps and approval of Conditional Use Permits in accordance with implementation
policies of the Specific Plan.

Master Phasing Plan

The Specific Plan is anticipated to build out over a 20 to 25 year period depending on a number of
factors including shifts in economic conditions and market demand for resort-residential lodging units
and fractional ownership units. Because the Project consists predominantly of redevelopment of an
existing ski resort base area, no specific phasing schedule is proposed. Rather, phasing for new resort
lodging and redevelopment of existing resort uses such as skier services, mountain maintenance
facilities and new structured parking facilities would be implemented by development of the lot or unit
that triggers the improvement or the physical displacement of existing improvements that must be
replaced, such as parking and mountain maintenance, allowing resort development to adapt to
changing market conditions and to generate the capital necessary to relocate existing resort facilities
already located within the plan area to planned new locations within the plan area. The Master Phasing
Plan includes detailed schedules of utility, roadway and drainage improvements necessary to serve
each parcel. Other improvements include triggers based on bedroom counts or displacement of existing
facilities to ensure that improvements such as in-valley shuttle services, employee housing, stream
restoration, and park and recreation facilities would be in place when demand for new services is
created.

The infrastructure requirements for each phase of development include all backbone infrastructure and
off-site facilities necessary for the build out of each phase as described in the draft Master Phasing
Plan. Project phasing is structured to ensure that the improvements for each phase can support its
respective development in compliance with the VSVSP, County policies and standards, and that
development in each phase can support the costs of the required improvements, which will be privately
financed. In addition to specific pieces of infrastructure that must be constructed to serve particular
parcels as phases are proposed, project phasing includes secondary triggers based on number of
bedrooms constructed to ensure that non-utility phase requirements, such as restoration of Squaw
Creek, park and recreation improvements, and construction of employee housing are completed
concurrent with the creation of new resort demand.

Subsequent Master Plan Approvals

If the Specific Plan and supporting documents are approved, Board approval of the following master
plans would be required prior to application for the first small lot tentative map or subsequent large lot
tentative map:

o Landscape Master Plan: This plan would address the design of the streetscape, landscape
corridors adjacent to streets, landscaped buffer areas, other open space areas, community
entries, street lights, and other image features that help establish the landscape and
streetscape character of the community.

o Water Master Plan: The Water Master Plan would include information on existing water
infrastructure such as wells, pipelines, and water storage. The Water Master Plan would also
include information related to project water demands, transmission, distribution and storage.
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o Sewer Master Plan: The Sewer Master Plan would be an update to a similar plan prepared in
support of the Specific Plan. The Sewer Master Plan includes information on the sizing of
facilities, the mapping of sewer systems, and updated cost estimates. The Sewer Master Plan
establishes the means and methods by which the Project will finance the cost of sewer facilities.

o Drainage Master Plan: The Drainage Master Plan would be an update to a similar plan prepared
in support of the Specific Plan. The Drainage Master Plan includes information on the size and
location of drainage facilities, the mapping of drainage systems, and updated cost estimates.
The Drainage Master Plan would be used to establish the means and methods by which the
Project will finance the cost of drainage facilities.

o Parking Master Plan: This Parking Master Plan would identify the parking requirements of the
various Specific Plan land uses, as well as the project’s responsibilities to accommaodate parking
for ski area and other recreation visitors as well as other nearby land uses. It identifies the on-
site parking supply, management strategies for the on-site parking supply, and any requirement
for off-site parking supply.

o Implementation Policies and Procedures Manual: This manual would provide County staff and
subsequent project applicants with a comprehensive approach for processing approvals and
issuing permits for development within the Plan Area.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

The Village at Squaw Valley Specific Plan Environmental Impact Report (EIR) was prepared pursuant
to CEQA and the County’s Environmental Review Ordinance. An Initial Study and Notice of Preparation
(SCH No. 2012102023) for an Environmental Impact Report (EIR) was originally issued by Placer
County on October 10, 2012. Following changes to the proposed VSVSP project to reduce the plan
area acreage and unit count a revised Notice of Preparation was issued on February 21, 2014 to
describe the changes to the project and to solicit additional comments. Subsequently, the Draft EIR
was circulated for a 60-day public review beginning on May 18, 2015 and ending on July 17, 2015.
During this period, the Planning Commission conducted a public hearing on the Draft EIR (June 25,
2015) where comments were received from members of the public and interested agencies. All
comments received were responded to in the VSVSP Final EIR which was released for public review
on April 7, 2016. Subsequently minor revisions were made to the Draft and Final EIR, as shown in the
Errata (Attachment C, Exhibit A), to make minor technical clarifications to FEIR responses pertaining to
sewer capacity, to clarify Mitigation Measure 6-1c and related notes in Table 3-1 of the FEIR, to clarify
Mitigation Measure 18-20, and to amend the Final EIR project description to remove the description of
Lot 28 for propane storage and distribution. These minor revisions did not trigger the need to recirculate
the EIR for further review and comment as provided for under CEQA Guidelines Section 15088.5
because the information merely clarifies the analyses, findings and mitigation measures of the EIR.

Environmental Impact Report Summary

Below is a summary analysis of environmental topics addressed in the VSVSP EIR. The Draft EIR
found that project impacts to the following environmental resource area would be less than significant
without mitigation:

¢ Land Use and Forest Resources (Chapter 4)

e Greenhouse Gas and Climate Change (Chapter 16) — Through 2020 regulatory period — This
conclusion was revised in the Final EIR to “significant and unavoidable” for the 2020 regulatory
period due to the outcome of a recent Supreme Court case known as the Newhall Ranch case.

The Draft EIR identified “potentially significant” project impacts to the environmental resource areas
listed below. These project impacts would be less than significant with implementation of mitigation
measures identified in the Draft EIR. A summary of all project impacts and mitigation measures can be
found in Chapter 2, Executive Summary, of the Draft EIR.

e Population, Employment, and Housing (Chapter 5)
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Biological Resources (Chapter 6)

Cultural Resources (Chapter 7)

Visual Resources (Chapter 8)

Traffic and Circulation (Chapter 9)

Air Quality (Chapter 10)

Noise (Chapter 11)

Geology, Soils, and Seismicity (Chapter 12)
Hydrology and Water Quality (Chapter 13)
Public Services (Chapter 14)

Hazardous Materials and Hazards (Chapter 15)
Other CEQA Sections — Cumulative Impacts (Chapter 18)

The Final EIR found that implementation of the mitigation measures described in the Draft EIR would
reduce most of the identified impacts to less than significant levels. Amendments and revisions to
clarify and improve some of the previously identified mitigation measures for these resource areas are
described in Section 2.3 of the Final EIR, “Revisions to the Draft EIR". During preparation of the Final
EIR additional mitigation measures were identified to reduce project impacts and cumulative impacts
resulting from increased transportation noise on Squaw Valley Road to “Less Than Significant”. In
addition, due to a changed and improved condition since publication of the Draft EIR, one
transportation impact was changed from Significant and Unavoidable to Less Than Significant because
a planned Caltrans signalization project was constructed, which improved conditions and eliminated
this impact.

The Final EIR found that after the implementation of mitigation some impacts in the following resource
areas would remain significant and unavoidable even with implementation of recommended mitigation
measures:

Cultural Resources (Chapter 7)

Visual Resources (Chapter 8)

Traffic and Circulation (Chapter 9)

Noise (Chapter 11)

Greenhouse Gas and Climate Change (Chapter 16) — Post 2020 regulatory period
Other CEQA Sections (Chapter 18) — Cumulative Impacts

Significant Unavoidable Impacts

Below is a listing of the project specific environmental impacts contained in the Final EIR that cannot be
mitigated to a less-than-significant level, even with application of feasible mitigation measures. For an
overview of each of these impacts and a summary of the mitigation measures identified to reduce those
impacts, please review the discussion of “Significant Unavoidable Impacts” beginning on page 51 of the
Planning Commission staff report found in Attachment L:

e Impact 7-1: Demolition of historically significant buildings (Chapter 7, Cultural Resources)

¢ Impact 8-1: Adverse effect on a scenic vista - construction and operations as experienced by
long-term residents (Chapter 8, Visual Resources)

¢ Impact 8-2: Substantially degrade the existing visual character or quality of the site and its
surroundings (Chapter 8, Visual Resources)

e Impact 8-3: Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a scenic highway (Chapter 8, Visual Resources)

¢ Impact 8-5: Create a new source of substantial light or glare that would adversely affect day or
nighttime views in the area (Chapter 8, Visual Resources)

¢ Impact 9-2: Impacts to Placer County intersections (Chapter 9, Transportation and Circulation)
Impact 9-4. Impacts caused by vehicular queuing at Caltrans intersections (Chapter 9,
Transportation and Circulation)

e Impact 9-5: Impacts to Caltrans highways (Chapter 9, Transportation and Circulation)

o Impact 11-1: Construction noise impacts (Chapter 11, Noise)
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e Impact 16-2: Operational greenhouse gas emissions (Chapter 16, Greenhouse Gases and
Climate Change)

Cumulative Impacts

The Cumulative Impacts analysis describes whether the incremental effects of the Project are
significant when viewed in connection with the effects of past projects, other current projects, and
probable future projects. After implementation of the recommended mitigation measures for the Project,
most of the impacts associated with development and operation of the Project would be reduced to a
less-than-significant level, including in the cumulative setting. However, even with the implementation of
feasible mitigation measures some impacts would be cumulatively considerable. Because no additional
feasible mitigation measures beyond those described for the Project exist that would reduce these
impacts to a less than significant level, these cumulative impacts would be potentially significant and
unavoidable. Note that most project specific impacts are repeated as a cumulative impact because the
project would substantially contribute to each impact area in the cumulative setting.

e Impact 18-12: Cumulative effect on historical resources (corollary to Impact 7-1). Because the
Project would contribute to the cumulative loss of historical resources, this impact would be
cumulatively considerable.

e Impact 18-14: Substantial adverse cumulative effect on a scenic vista (corollary to Impact 8-1).
This Project would contribute to cumulative effects on a scenic vista that would be altered by
increased development that would occur over the same period as the Project and in the same
vicinity. Therefore this impact would be cumulatively considerable.

e |Impact 18-15: Substantial contribution to the cumulative degradation of the existing visual
character or quality of the site and its surroundings (corollary to Impact 8-2). This Project would
contribute to cumulative degradation of the existing visual character and quality of the site and
its surroundings resulting from increased development that would occur over the same period
as the Project and in the same vicinity. Therefore this impact would be cumulatively
considerable.

e |Impact 18-16: Substantial cumulative contribution to damage to scenic resources, including but
not limited to trees, rock outcroppings, and historic buildings within a scenic highway (corollary
to Impact 8-3). This Project would contribute to cumulative damage to scenic resources,
including historic buildings, within a scenic highway resulting from increased development that
would occur over the same period as the Project and in the same vicinity. Therefore this impact
would be cumulatively considerable.

e Impact 18-18: Contribute to cumulative light and glare or skyglow effects in the region (corollary
to Impact 8-5). This Project would contribute to cumulative light and glare effects, including from
night time lighting, resulting from increased development that would occur over the same period
as the Project and in the same vicinity or region. Therefore this impact would be cumulatively
considerable.

e Impact 18-21: Cumulative impacts to Caltrans intersections (corollary to Impact 9-3). When
combined with the effects of other future projects, the Project would result in significant
degradation to operations at the following intersections along SR 89, which are under the
jurisdiction of Caltrans:

o0 SR 89/1-80 WB Ramps — operations would worsen from LOS D to E during the summer
Friday p.m. peak hour.

0 SR 89/1-80 EB Ramps — LOS F operations exacerbated (16 seconds increase in delay)
during the winter Sunday p.m. peak hour.

0 SR 89/Donner Pass Road — LOS E operations exacerbated (4 seconds increase in delay)
during the summer Friday p.m. peak hour.
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There are no known plans to improve the [-80/SR 89 interchange nor existing funding
mechanisms to which the Project could contribute. Therefore this impact would be cumulatively
considerable.

e Impact 18-22: Cumulative impacts caused by vehicular gueuing at Caltrans intersections
(corollary to Impact 9-4). Mitigation Measure 18-22, lengthen northbound SR 89 left-turn lane
and modify the traffic signal timing at the SR 89/Squaw Valley Road intersection, would reduce
this impact to less than significant. However, because it is not certain that Caltrans would agree
to implementation of these improvements to the state highway system this impact was
determined to be significant and unavoidable.

e Impact 18-23: Cumulative impacts to Caltrans highways SR 28 and SR 89 (corollary to Impact
9-5). When combined with the effects of other future projects, the Project would result in
significant degradation to operations at the following segments along SR 89, which are under
the jurisdiction of Caltrans:

0 SR 89 between Deerfield Drive and West River Street — operations would worsen as
follows:
= winter Sunday p.m. peak hour: LOS E to F operations (0.07 v/c ratio increase).
= summer Friday p.m. peak hour: LOS E operations exacerbated (0.10 v/c ratio

increase).
0 SR 89 between West River Street and Squaw Valley Road — operations would worsen
as follows:
= winter Sunday p.m. peak hour: LOS F operations exacerbated (0.07 v/c ratio
increase).

0 SR 28 east of SR 89 — operations would worsen as follows:
= summer Friday p.m. peak hour: LOS E to F operations exacerbated (0.09 v/c
ratio increase).

For each of the above segments, the Project would either worsen projected operations to an
unacceptable level, or increase the volume to capacity ratio by 0.05 or more at a facility
projected to operate unacceptably. There are no known plans to improve these Caltrans
roadway segments nor existing funding mechanisms to which the Project could contribute.
Therefore this impact would be cumulatively considerable.

e Impact 18-31: Cumulative short-term construction-generated noise (corollary to Impact 11-1).
This Project would contribute to cumulative effects of construction noise occurring from
development activities that would occur over the same period as the project and in the same
vicinity. Therefore this impact would be cumulatively considerable.

e Impact 18-43: Cumulative greenhouse gas emissions (corollary to Impact 16-2). This Project
would contribute to cumulative effects of increased greenhouse gas emissions occurring from
development activities that would occur over the same period as the Project. This impact is
inherently cumulative in nature because the effects of increased GHG emissions are global in
nature. Therefore this impact would be cumulatively considerable.

Changes to the Final EIR

The Final EIR includes amendments and revisions to clarify the project description and to improve
some of the mitigation measures identified in the Draft EIR. These revisions are described in Section
2.3 of the Final EIR titled “Revisions to the Draft EIR” and in the “Changes to the Draft EIR Included in
the Final EIR” section of the Planning Commission staff report beginning on page 43 (Attachment L).
The Final EIR includes an analysis of these project modifications and determined that none of the
modifications would result in new impacts that were not previously analyzed nor would any of the
project modifications result in a substantial increase in the severity of the project impacts described in
the Draft EIR. Because the Final EIR did not result in the identification of any new significant
environmental impacts or a substantial increase in the severity of an environmental impact, this Final
EIR does not contain “significant new information,” and recirculation of the Draft EIR is not required.
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Final EIR Findings and Responses to Comments Received on the Final EIR

Included for the Board’'s consideration are CEQA Findings of Fact and a Statement of Findings and
Overriding Considerations (Attachment C, Exhibit B). Following the release of the Final EIR the County
received a number of comments on the Final EIR. While the County is not required under CEQA to
provide formal responses to comments received on the Final EIR, the County contracted with the EIR
consultant to provide the same for the administrative record. The EIR consultant concluded that none of
the comments received raised significant new information or evidence of a substantial increase in the
severity of an identified environmental impact or identified a feasible project alternative or mitigation
measure that is considerably different from those previously analyzed in the FEIR (CEQA Guidelines
Section 15088.5). As a result, the EIR consultant has concluded and staff concurs that there is no
evidentiary or legal basis upon which to require recirculation of the EIR prior to certification. Responses
to those comments are included with the CEQA findings (See Attachment C, Exhibit B).

CEQA Alternatives

The Draft EIR included a range of alternatives considered for the proposed Project and their ability to
reduce or eliminate project impacts while achieving or partially achieving the fundamental project
objectives. Alternatives are intended to assist decision-makers in the assessment of appropriate uses
of the project site by analyzing the potential environmental impacts that would result from alternative
designs or intensity of development of the project site. This section presents a summary of the
alternatives considered for the proposed project and their ability to achieve or partially achieve the
fundamental project objectives. In determining what alternatives should be considered in the EIR, it is
important to consider the objectives of the project, the project’s significant effects, unique project
considerations, and the feasibility of proposed alternatives. The following alternatives were evaluated
for this project:

No Project - No Development Alternative;

No Project - SVGPLUO Development Alternative;

Reduced Density Alternative;

Widened Squaw Valley Road Alternative;

Preservation of Historical and Wetlands Resources Alternative; and
Alternative Water Tank Location

For a complete discussion of the alternatives, please see the discussion of project alternatives
beginning on page 61 of the staff report to the Planning Commission (Attachment L).

Environmentally Superior Alternative

All alternatives were evaluated with respect to their ability to avoid or substantially lessen the significant
environmental effects of the proposed Project. CEQA Guidelines Section 15126.6(e)(2) indicates that
an environmentally superior alternative shall be identified in an EIR and that if the environmentally
superior alternative is the No Project Alternative, then the EIR shall also identify an environmentally
superior alternative from among the other alternatives.

Based on the analysis contained in the DEIR, the environmentally superior alternative to the proposed
Project is the No Project — No Development Alternative, which assumes that no development would
occur within the project area and consequently none of the project impacts would occur. Because no
development would occur, the stream would not be restored and the beneficial impacts from stream
restoration would not occur. After the No Project — No Development Alternative, the Reduced Density
Alternative would be the environmentally superior alternative, which assumes that approximately half as
much development would occur in comparison to the Project and that development would be master
planned in the same fashion as the Project (i.e. through implementation of a Specific Plan). Under this
alternative significant impacts to housing, biological resources, cultural resources, visual resources,
traffic, air quality (operations), noise, and greenhouse gases would be reduced or avoided when
compared to the Project. This alternative would meet some of the project objectives, but not to the
same extent as the Project.
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SQUAW VALLEY MUNICIPAL ADVISORY COUNCIL
This Project was presented to the Squaw Valley Municipal Advisory Council (MAC) as an information
item on several occasions over the course of the project review.

On May 14, 2016, the Project was presented as an “action” item at the Squaw Valley MAC. After
hearing information presented by County staff and the applicant, and after listening to public comment,
the MAC discussed the proposal which included concerns about traffic, visual impacts, noise, land use
compatibility and impacts to the natural environment. After discussion, the MAC voted to recommend
denial of the Village at Squaw Valley Specific Plan as proposed (3:1:1:2, Romack, Adriani, Parker
“yes”, Strange “no”, Andrew Lange absent and Ed Heneveld and David Stepner recused). In addition,
the MAC further recommended that serious consideration be given to a project at a level of
approximately 50 percent of the proposed Project, subject to further research to support the
conclusions previously reached in the Draft EIR pertaining to the findings for the Reduced Density
Alternative.

PLANNING COMMISSION HEARING

The Planning Commission considered the Village at Squaw Valley Specific Plan project at its August
11, 2016 meeting. At that hearing, staff provided a comprehensive overview of the proposed VSVSP
project, including a detailed discussion of the VSVSP EIR and the basis for staff's recommendation to
the Planning Commission for approval of the project. Staff's recommendation for approval of the project
was supported by the environmental analysis contained in the VSVSP FEIR and Errata prepared in
accordance with the California Environmental Quality Act. Staff found that the project’'s environmental
and economic benefits outweighed the significant unavoidable impacts to cultural resources, aesthetics,
noise, traffic and greenhouse gas emissions associated with the project, as supported by the CEQA
Findings of Fact and Statement of Overriding Considerations attached to this report (Attachment C,
Exhibit B). Overall, staff found the proposed VSVSP project to be consistent with the overall land use
and policy framework of the Squaw Valley General Plan and Land Use Ordinance (SVGPLUO) and the
Placer County General Plan. The VSVSP objectives, policies, definition of land allowable uses and
Development Standards and Design Guidelines are consistent with the pertinent provisions of both the
SVGPLUO and the Placer County General Plan. Furthermore, staff determined that the VSVSP project
would provide other benefits beyond those envisioned in the Squaw Valley General Plan including, but
not limited to, the following:

¢ Implementation of a master planned specific plan project to redevelop the existing Resort base
with additional lodging, retail and recreation uses as envisioned in the Squaw Valley General
Plan:

o Conservatively, 1,392 resort-residential bedrooms would be permanently retired from the
plan area holding capacity if the Specific Plan is adopted.

o A 17.17 acre increase from 19.64 acres of Forest Recreation and Conservation Preserve
land use to 36.81 acres.

0 The majority of the project area is located on previously disturbed or developed land,
thereby limiting the area of new disturbance.

o Dedication of land at the Resort base and 100 percent funding and permitting for development
of a west valley fire station that would operate on a 24-hour per day basis, thereby providing
project residents, guests and neighboring land owners with increased fire and EMS services.

o Comprehensive restoration of Squaw Creek including the Trapezoidal Channel, the Olympic
Channel and creation of wetlands recharge areas whereas policies of the SVGP call for
restoration of the Olympic Channel only.

o Comprehensive restoration would result in additional water quality benefits to this
impaired waterway and is critical to the success of downstream restoration projects
already envisioned. Creation of wetlands recharge areas would create additional
wetlands beyond those currently existing and may have the co-benefit of improving
aquifer recharge.

e Construction of $3.6 million dollars of new public park and recreation improvements including
new trailhead staging areas with public parking, flush restrooms and trail signage, extension of
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the Class 1 Trail along Squaw Valley Road, creation of a linear interpretive park along Squaw
Creek, and improvement of existing Forest Service hiking trails to improve hiker experience and
reduce impacts from erosion including soil loss and storm water quality.

0 While the project includes residential characteristics, it is primarily a hospitality project.
It's substantial contribution to the County’s stock of public park and recreation facilities
would augment and enhance the availability of public recreation facilities within Olympic
Valley

Payment of a $3,176 per unit Park and Recreation fee to the County to construct additional public
recreation facilities within Olympic Valley and the surrounding area.

Ongoing contribution of maintenance and funding for public community recreational facilities

Regional contribution to transit in the amount of $97,500 annually, equating to approximately
$2,925,000 (prior to CPI adjustments) over the life of the project.

Minimum funding of $75,000 annually for free employee Tahoe Area Rapid Transit (TART) fares.
One-time fee payment of $85,000 for upfront operating and capital expenses for transit

Construction of a minimum of 250 employee units (and up to 300) in Olympic Valley, placing
employees in affordable housing within close proximity to work, thereby reducing traffic and
associated impacts from employee commuting.

One-time payment of $500,000 toward regional employee housing initiatives.
One-time payment of $800,000 toward environmental initiatives in Olympic Valley.

After receiving staff's presentation of the project and a subsequent presentation from the applicant, the
Planning Commission opened public comment where approximately 93 members of the public provided
testimony on the Project. 57 people spoke in opposition to the project and 36 people spoke in favor of
the project. Persons speaking in favor of the Project described potential benefits of the project including
several of the issues cited in staff's report. In general, persons who spoke in favor of the Project
described project benefits in terms of:

Quiality of the development proposal and compatibility with existing neighboring lodging projects
Benefits of a master planned resort
Economic sustainability of the Resort

The need for four season resort sustainability in an increasingly competitive winter resort
environment including

Substantial local and regional economic benefits

Completion of an incomplete resort village

Environmental enhancement including restoration of Squaw Creek
Increased public and private recreation amenities

Increased employee housing opportunities in Olympic Valley

The need for redevelopment of the aging Resort base area
Achievement of critical mass to improve visitation in shoulder seasons

Persons opposed to the project raised objections, which are summarized into the following topic areas:

Traffic, including concerns regarding gridlock during an evacuation, vehicle miles traveled
(VMTSs), construction traffic, and TRPA thresholds

Water quality impacts to Lake Tahoe from additional sediments and nitrate deposition
Evacuation concerns and adequacy of the emergency preparedness plan

Sufficiency of water supplies

Impacts to Squaw Creek including water quality, fisheries and decreased stream flows
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Impacts to Shirley Canyon resulting from relocation of mountain maintenance and development
of timeshare units

Impacts of locating propane storage facilities in an avalanche zone

Inadequate parking supply

Inadequate amount of Workforce Housing

Exceedance of peak overnight population policy of the Squaw Valley General Plan
Visual impacts of the project including increased lighting

Noise impacts from project construction and increased traffic on Squaw Valley Road
Noise impacts from shipping and receiving facility and employee housing on the East Parcel
Perceived inadequacies in the EIR including inadequate mitigation measures
Inconsistency with Countywide General Plan and the Squaw Valley General Plan
The number of Significant Unavoidable Impacts identified for the project

Cumulative impacts resulting from other proposed projects within the region

During Planning Commission deliberation, the Commissioners asked questions of the County staff and
the applicant, and discussed the following issues:

Bedroom and unit count of the proposed Project before the Planning Commission in comparison
to the initial entitlement request

Issues pertaining to the location and safety of propane storage facilities

Employee housing and whether the employee housing proposal would comply with General
Plan policies

Protection of Squaw Creek from accidental spill of hazardous materials
Storm water quality improvements and treatment systems
Maximum building heights, building height arrangement, view preservation and shadowing

The Mountain Adventure Camp and the program of uses that would be incorporated into that
facility

Maximum building heights in other locations in Placer County

Visitation patterns and their effect on traffic as it pertains to destination resort usage versus day-
skier usage

Noise impacts to neighboring property owners from East Parcel operations
Project alternatives including the two variations of the 50 percent Reduced Density Alternative

A reduced density alternative that would include approximately 75 percent the level of
development as the Project.

Questions about the applicant’s proposed private real estate transfer fee

Concerns about public safety and traffic impacts under existing conditions as it pertains to
evacuations and that the Project would result in significant and unavoidable traffic impacts

Differentiation between a new development project in an undisturbed area versus a
redevelopment project

Inquiry to County Counsel on whether the comment letter from the State Attorney General’s
Office included any information that raised new issues not already addressed in the EIR

Planning Commissioner inquiries on these issues were addressed by County staff including
representatives from Planning, Engineering, Public Works and County Counsel,+ as well as other
technical experts including the County’s environmental consultant and the applicant’s civil engineer and
legal counsel.

DEVELOPMENT AGREEMENT
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Development Agreements are authorized by California Government Code Section 65864 et seq.,
Placer County Code Section 15.20 and Section 17.58.210 of the Placer County Zoning Ordinance. A
Development Agreement sets forth specific obligations relating to: infrastructure construction,
financing, and timing; financial contributions for infrastructure maintenance and public services; and
other obligations that may be imposed by the County as conditions of approval. A Development
Agreement also provides the property owner with certain vested development rights. Development
Agreements are recorded documents that obligate future property owners to the terms of the
agreement.

A Development Agreement has been prepared for this project which is included as Attachment J,
Exhibit A.  Subsequent to the August 11, 2016 Planning Commission hearing and the Planning
Commission’s recommendation for approval of this project and associated Development Agreement,
minor changes to the Development Agreement occurred to more accurately reflect the roles of the
owner and developer as it relates to the obligations in the Agreement. In addition to the County, the
parties to the Development Agreement include Squaw Valley Real Estate, LLC (SVRE), Squaw Valley
Resort, LLC (SVR), and Poulsen Commercial Properties, LLP (Poulsen). SVRE leases the 8.82-acre
East Parcel of the Specific Plan area from Poulsen. Because Development Agreements are recorded
documents that obligate future property owners, all real property owners are required to execute the
Development Agreement. Because SVRE leases property from Poulsen, Poulsen was required to sign
the Development Agreement as the owner of real property within the Specific Plan area but the County
recognizes that Poulsen does not intend to develop the property. The Lease Agreement between SVRE
and Pouslen provide SVRE full rights to develop the Poulsen property pursuant to the Specific Plan. A
copy of the recorded Memorandum of Lease is included as Attachment A-4 to the Development
Agreement. Section 5.1.1 was added to the Development Agreement adding language that if the SVRE
/ Pouslen lease is terminated prior to SVRE purchasing the Pouslen property, then this would constitute
a material default of the Development Agreement and certain default provisions would be activated.
The Development Agreement has also been amended to clarify which party or parties are obligated to
perform the obligations of the Agreement. No other material changes to the Development Agreement
occurred and the parties and obligations of the Agreement remain the same as considered by the
Planning Commission during the August 11, 2016 hearing. As a result, staff has concluded that the
above-described revisions do not trigger the provisions of Section 17.58.240(b) to refer the Agreement
back to the Planning Commission before the Board may consider action on the same.

Included below is an overview of key terms of the Development Agreement and a discussion regarding
public benefits propertied that are in excess of conditions of approval or mitigation measures that
warrant consideration of the Development Agreement and vesting of development rights for the term of
the Agreement.

Term and Term Extensions (Section 1.3.2 and 1.3.4)

Term and Term Extensions proposed in the Development Agreement are consistent with prior Board
approvals on recent specific plan amendments for Placer Vineyards and Bickford Ranch. The initial
term is for twenty (20) years, with options for two, five-year extensions.

Development Impact Fees, New Development Impact Fees, and Mitigation Monitoring and Reporting
Fees (Section 2.5.2, 2.5.3, and 2.5.6)
The County shall have the right to impose certain fees on the development which includes:

o Countywide Traffic Impact Fees - Tahoe Region

¢ Countywide Capital Facilities Impact Fee

¢ New Development Impact fees that may be adopted later on a county-wide basis or within

the Lake Tahoe Area
o Mitigation fees as may be required in the mitigation and monitoring reporting program.

Parks and Recreation Improvements (Section 3.3)

The Project would construct public park and recreation facilities including, but not limited to, new Class |
trails, a linear interpretive park along Squaw Creek, on-mountain improvements to hiking trails including
new trailhead staging areas with public parking, flush restrooms and trailhead signage, and flush
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restrooms and sewer connection at Squaw Valley Community Park. The value of these improvements
would be approximately $3.6 million dollars. In addition to the public recreation facilities that the Project
will construct and dedicate for public use, the Project will contribute an additional $2.7 million, or $3,176
per unit, to the County Park and Recreation Fund. These funds would be collected with all lodging and
hotel units, in effect providing the same level of park and recreation improvements and funding for a
commercial lodging project as would be required of a multi-family residential project. Park and
recreation fees collected for this Project would be used to construct capital park and recreation facilities
within park dedication fee area #2, which includes the communities of Olympic Valley and Alpine
Meadows as well as residences along the Truckee River corridor extending from Town of Truckee city
limit to the north and Tahoe City to the south. Construction and dedication of these new and enhanced
public recreation facilities and supplemental capital funding contributions to the County Park and
Recreation Fund would provide substantial public benefits.

State Route 89/Squaw Valley Road (Section 3.4)

The northbound left — turn lane from State Route 89 onto Squaw Valley Road shall be lengthened by
350 feet and the traffic signal timing shall be modified to provide for adequate deceleration and traffic
storage. Developer shall fund the design for County and Caltrans review and approval and construct
left turn lane improvements at its sole cost and expense. Designs shall be submitted prior to the
recordation of the first small lot final map or any subsequent large lot final map or issuance of a building
permit for non-residential use, whichever occurs first. Construction shall be completed prior to the
occupancy of the first building of the first small lot final map. The timing for these improvements may be
modified by the Public Works and Facilities Director.

Transit (Section 3.7)
Several sections in the Development Agreement focus on transit obligations including:

e Regional Transit Contributions (Section 3.7.1): This contribution is above and beyond
requirements contained in the conditions of approval and mitigation monitoring and reporting
program and is considered a public benefit. The Project would contribute a lump sum annual
fee of $97,500. Over the 30-year term of the Development Agreement, including extensions,
the Project would contribute over $2.9 million to the Placer County Transit Fund to support
the Tahoe Truckee Area Regional Transit Systems Plan adopted by the Placer County
Board of Supervisors on April 19, 2016. These fees would be in addition to the TART transit
fees that would be assessed through project annexation into a Community Services Area
(CSA) or Community Facilities District (CFD) and are also in addition to the Project
requirement to construct a transit center within the Specific Plan area and requirements to
expand Resort operated shuttle services within Olympic Valley.

o Regional Capital Contribution (Section 3.7.2): Developer shall provide the County a onetime
lump sum payment in the amount of $85,000 payable no later than prior to approval of the
first small lot tentative subdivision map or any subsequent large lot final map or construction
of a hotel / condo complex or any of the commercial facilities, whichever occurs first, to
support increased capital expenses related to regional transit initiatives. This is a considered
a public benefit not otherwise required in conditions of approval or within the mitigation
monitoring and reporting program.

e TART Fares (Section 3.7.3): Developer shall contribute annually no less than $75,000 to
ensure provision of free TART fares for Specific Plan employees. This obligation shall
commence in the 2016-2017 Winter Ski Season and continue for each subsequent year.

Regional Initiative Fund (Section 3.8)

Through the development agreement the VSVSP would commit to fund $800,000 for projects within the
Olympic Valley area that would improve the environment and/or public safety. These funds would
enable Placer County to fund improvements to qualifying environmental enhancement projects, public
safety improvements and open space / trail initiatives benefitting Olympic Valley and nearby
communities. These additional funding contributions would result in a substantial public benefit. No
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specific improvements have been identified and prior to commitment of funding, the County will conduct
separate environmental review.

Squaw Creek Restoration (Section 3.9)

Policies of the Placer County General Plan require restoration of altered and impaired waterways that
cross through project sites as a condition of project development. The Squaw Valley General Plan
specifically requires restoration of the Trapezoidal Channel of Squaw Creek, which was channelized by
the Army Corps of Engineers in preparation for the 1960 Winter Olympic Games. Subsequent to this
alteration, stream habitat and stream water quality have been severely degraded due to the turbidity
and velocity of waters flowing through this channelized section of stream, leading to significant
erosional problems within the channel, and sedimentation and erosion problems downstream.

The Project would construct substantial improvements to this EPA listed “impaired waterway” by
widening the Trapezoidal Channel to improve stream meanders, to construct velocity control structures
to dissipate stream energy, remove harmful in-stream grade control features, and to implement stream
habitat vegetative restoration within the channel. Downstream of the Trapezoidal Channel, new stream
meanders would be created to further slow stream velocities and to allow for natural stream hydrologic
processes including sediment transport and deposition. Off-channel wetlands would also be created to
improve floodplain functions during periods of high stream flows, which may have the co-benefit of
improving aquifer recharge. In addition, the Project would restore the Olympic Channel of Squaw
Creek, an historic intermittent drainage channel that traversed the bottom of the ski hill at the resort
base and was placed in an underground culvert several decades ago. The Olympic Channel is not
required to be restored to comply with general plan or community plan policies, but through study of the
degraded stream conditions and development of the stream restoration plan was determined to
substantially contribute to a comprehensive stream restoration program. Restoration of this historic
stream channel would include creation of new wetlands and wetlands habitat areas to trap fine volcanic
sediments that are carried to the creek by mountain runoff and are a substantial contributor to the
impaired stream water quality.

In summation, this stream restoration proposal is substantially beyond the broadly defined scope of
restoration activities listed in the Placer County General Plan or the Squaw Valley General Plan and
would result in substantial public benefit. In addition, Placer County is working with property owners and
stakeholders to restore downstream portions of Squaw Creek located on non-project properties that,
without prior or concurrent restoration of the Trapezoidal Channel and the added benefits of restoration
of the Olympic Channel, would be substantially less successful because restoration of these two stream
reaches are critical to the successful restoration of downstream sections of the stream. These stream
restoration activities would result in substantial public benefits that are not likely to occur in absence of
the Project. Due to the substantial scope and cost of the stream restoration program and because a
substantial amount of existing surface parking area and snow storage would have to be relocated and
reconstructed to enable construction of this stream restoration program, no financial incentive would
exist to bear these costs without the Project.

Employee Housing (Section 3.10)

The Project would generate 574 full time equivalent employees. In accordance with Placer County
General Plan Policy C-2 pertaining to provision of employee housing in the eastern portion of Placer
County, this Project would be required to provide housing for 287 employees. The Project proposes,
and the Development Agreement would ensure, that housing for a minimum of 250 and up to 300
employees (99 replacement and 201 new) would be constructed on the East Parcel. The remainder of
the employee housing would be provided in accordance with Policy C-2 to construct additional
employee housing in another onsite or offsite location, to dedicate land for needed units, or pay an in-
lieu fee. Provision of these employee housing units within Olympic Valley would result in a substantial
contribution to the County’s limited stock of employee housing in Eastern Placer County and would
locate workers in close proximity to their place of work.
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Regional Housing Contribution (Section 3.10.4)

In addition to the above, the developer would pay the County two payments of $250,000 each for a total
payment of $500,000 to support regional housing initiatives for the Tahoe Sierra region. This is
considered a public benefit above and beyond condition of approval requirements and requirements
contained in the mitigation monitoring and reporting program.

West Valley Fire Station (Section 3.11)

The developer and the Squaw Valley Public Service District (PSD) have reached tentative agreement
to require the Project to dedicate land within the project boundary to the District, at no cost to the
District, for development of a west valley fire station. This would occur no later than recordation of the
map that creates the 300" bedroom or 20 percent of the combined lodging and commercial
development, whichever occurs first. This tentative agreement further specifies that prior to the
recordation of the map that creates the 750th lodging bedroom or attains 50 percent of the total project
development, the developer would be required to design, permit, construct, fund and convey to the
District a fire station constructed on the fire station parcel. The fire station would be 7,200 square feet
or larger in size and would include a public reception area, office space for a minimum of four fire
personnel plus accessory office space for Sheriff use or another agency use, sleeping quarters for four
including kitchen and lounge area, and a minimum of two double-deep equipment bays. When
constructed, the station would operate on a 24-hour per day basis.

In coordination with the District, County staff has incorporated general provisions for this facility in the
Development Agreement between the Project and the County and in the Specific Plan and the Master
Phasing Plan. This facility, which would be 100 percent funded by the Project but would also serve non-
project properties and populations, would result in substantial improvement fire and EMS capabilities of
the District. Project commitment to dedicate land for the west valley fire station and to permit, construct,
staff and equip this facility would result in a substantial public benefit. The Development Agreement
requires a copy of the fully executed agreement with the PSD prior to approval of the first small lot
tentative map.

Public Benefit

As discussed above and taken together, these public serving improvements and supplemental funds, a
substantial portion of which would result in above and beyond commitments not tied to conditions of
approval or mitigation measures represent a substantial public benefit to the County. These
commitments augment and reinforce goals and policies of the Specific Plan as they relate to improving
the ski resort base area to enhance lodging and recreation uses in a manner that provides
environmental restoration, improves public recreation opportunities, improves multi-modal
transportation opportunities, increases public transit and decreases reliance on the automobile, and
complimentary policies of the Placer County General Plan and the Squaw Valley General Plan that the
policy structure of the specific plan would reinforce.

FISCAL ANALYSIS

General Plan Policy 4.B.3 states the “The County shall require, to the extent legally possible, that new
development pay the cost of providing public services that are needed to serve the new development;
exceptions may be made when new development generates significant public benefits (e.g., low
income housing, needed health facilities, etc.) and when alternative sources of funding can be identified
to offset foregone revenues”. In addition, General Plan Policy 4.B.6 indicates that “the County shall
require the preparation of a fiscal impact analysis for all major land development projects”. A major
project is defined as a project with 100 or more dwelling units and ten acres or more of non-residential
land uses (exclusive of open space / greenbelt).

Goodwin Consulting Group prepared a fiscal impact analysis on behalf of the County to estimate the
annual service costs for both Countywide services (such as Health and Human Services) and project-
specific urban services (such as for the Sheriff). Goodwin utilized assumptions consistent with previous
fiscal reports compiled for various west Placer Specific Plan updates to determine the County-wide
service costs. The fiscal analysis was based upon the FY 14-15 budget for countywide cost factors.
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The analysis focused on impacts to the General Fund, Public Safety Operations Fund, Library Fund,
and Public Ways and Facilities Fund. Projected property taxes revenues and Proposition 172 sales tax
revenues at full build out were estimated and analyzed against projections for countywide service costs
and public safety costs such as increased costs to the jail system and patrol services. At full build out,
the proposed development was deemed fiscally positive, meeting the General Plan policy.

The proposed development would be responsible for establishment of a Transit County Service Area
Zone of Benefit to cover the cost of increased transit service demands due to the project. This is in
addition to the regional transit support obligations required pursuant to Development Agreement. In
addition, the developer would be required to pay its fair share of ongoing maintenance and operation
funding for public community recreation facilities within the region, both constructed by this Project and
constructed by others. The fair share payment is agreed to be approximately $100,000 per annum. A
CSA or services CFD may be created to ensure a stream of revenue to cover these costs. Lastly, the
developer would be required to pay its fair share of trail maintenance to the US Forest Service, which is
estimated at $10,000 per annum and is included in the Development Agreement.

ECONOMIC FEASIBILITY ANALYSIS:

The developer submitted an analysis of the economic feasibility of two project development cases; one
which assumed that the project would be developed with condominium hotel units plus a limited
number of timeshare residences while the other development case assumed that a small portion of the
condominium hotel units would instead be developed as a pure hotel product. The economic analysis
compared these two project development scenarios against the Reduced Density Alternative, which the
EIR analysis determined to be the CEQA environmentally superior alternative. The purpose of the
analysis was to provide a comparative analysis of the feasibility of these three development cases: the
proposed Project; the proposed Project — No Hotel; and the Reduced Density Alternative. The
economic analysis concluded that amongst other things:

e The expected project economics of the full build out programs described in the Proposed
Project and the Proposed Project — No Hotel reflect the ability to meet minimum development
return thresholds. Analysis performed for the project indicates that the minimally acceptable
return for a project of this nature falls within a range of 12 to 15 percent unleveraged internal
rate of return.

o The project is sensitive to changes that diminish revenue relative to costs. As a smaller project,
the Reduced Density Alternative fails to reach the minimum return threshold of 12 to 15 percent.
The Reduced Density Alternative is projected to achieve an internal rate of return of
approximately 7.44 percent. Even under upside sensitivity scenarios included in the analysis
that assume higher revenues and reduced cost assumptions, the Reduced Density Alternative
was determined to remain out of range at a maximum of approximately 10.36 percent.

e The full build out project descriptions with a full scale Mountain Adventure Camp represent the
minimum scale needed to overcome fixed costs and meet required return levels.

To test the validity of these conclusions the County hired Goodwin Consulting Group to peer review the
developer's Economic Feasibility Analysis. Based upon a detailed review of the report and confidential
discounted cash flow model applied to each of the Project development cases and the Reduced
Density Alternative, Goodwin concluded that the “...financial feasibility analysis reflect assumptions and
methodologies that are appropriate for the project and consistent with prior studies.” In making its
conclusions Goodwin noted that the discounted cash flow model presents a reasonable portrayal of
how the project would fare from a financial feasibility perspective.

RECOMMENDATION

Pursuant to Government Code sections 65354 and 65453 and Placer County Code Chapter 17, Article
17.58, Section 17.58.200(E)(1) and Article 17.60, Section 17.60.090(D), the Planning Commission is
required to make a written recommendation on proposed amendments to the County’s General Plan or
Community Plan and the adoption of a proposed Specific Plan. Pursuant to state law and County Code,
Planning Staff is required to bring to the Board the Planning Commission’s recommendations for the
Board’s consideration.
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At its August 11, 2016 hearing the Planning Commission took action (4:2, Moss, Roccucci, Johnson,
Sevison “yes”, Gray and Nader “no”, Arcuri absent) to recommend that the Board of Supervisors
approve the Village at Squaw Valley Specific Plan. The Planning Commission passed a total of eight
separate motions to recommend that the Board of Supervisors take the following specific actions:

1. Adopt a resolution to certify the Village at Squaw Valley Specific Plan Final Environmental
Impact Report (SCH# 2012102023) and Errata prepared pursuant to the California
Environmental Quality Act, and adopt the Findings of Fact and Statement of Overriding
Considerations and the Mitigation Monitoring Reporting Program (Attachment C) and the
following statements;

a. The 2016 Village at Squaw Valley Final Environmental Impact Report has been prepared
as required by law and in accordance with all requirements of CEQA and the CEQA
Guidelines and the document as adopted reflects the independent judgment and analysis
of Placer County, which has exercised overall control and direction of the preparation of
the Environmental Impact Report.

b.  The custodian of records for the Village at Squaw Valley Specific Plan Project is the
Placer County Planning Director, 3091 County Center Drive, Suite 140, Auburn, CA
95603.

2. Adopt a resolution to approve the Village at Squaw Valley Specific Plan (VSVSP) (Attachment
D) supported by the findings in said resolution and the following:

a. The Village at Squaw Valley Specific Plan is consistent with the Placer County General
Plan and the Squaw Valley General Plan and Land Use Ordinance.

b. The proposed Vilage at Squaw Valley Parcel Specific Plan is in compliance with
Government Code Section 65451.

3. Adopt an ordinance to approve the Village at Squaw Valley Specific Plan Development
Standards and Design Guidelines (Attachment E) supported by the findings in said resolution
and incorporating the findings set forth in Section 2;

4. Adopt a resolution to amend the Squaw Valley General Plan and Land Use Ordinance
(SVGPLUO) (Attachment F) supported by the findings in said resolution and as set forth in
subsection (c):

a. Amend the Land Use Diagram to incorporate the VSVSP land use designation;
b. Amend the Squaw Valley General Plan to add the following Goal and Policies:

Goal VI.E.7: To establish protocols for emergency events, such as fire, avalanche,
seismic and flood protection measures.

Policy VI.E.7.1: The County shall require all new development projects to prepare and
implement an emergency preparedness and evacuation plan consistent with
Government Code Section 65302(g) (protection from unreasonable risks associated with
the effects of seismic, geologic or flooding events or wildland fires, etc.) and in
furtherance the Placer Operational Area Eastside Side Emergency Access Evacuation
Plan (Update 2015).

Policy VI.E.7.2: The Placer Operational Area Eastside Emergency Evacuation Plan, as
updated by the Board of Supervisors in 2015, is hereby incorporated by reference.

c. The above amendments are consistent with the objectives, policies, general land uses
and programs otherwise specified in the Placer County General Plan and Squaw Valley
General Plan and State law and support and enhance the general health, safety and
welfare of the residents of the County.
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5. Adopt an ordinance to rezone the Squaw Valley Specific Plan area from High Density
Residential 10 bedrooms per acre (HDR-10), High Density Residential 20 bedrooms per acre
(HDR-20), High Density Residential 25 bedrooms per acre (HDR-25), Village Commercial (VC),
Entrance Commercial (EC), Heavy Commercial (HC), Forest Recreation (FR), Conservation
Preserve (CP) to SPL-VSVSP (Specific Plan — Village at Squaw Valley) supported by the
findings in said resolution (Attachment G);

6. Approve the VSVSP Large-Lot Vesting Tentative Subdivision Map (Attachment H) supported by
the following findings and subject to the Conditions of Approval (Attachment I):

a.

The proposed Large-Lot Vesting Tentative Map, together with the provisions of its design
for the purposes of sale, lease, and/or finance, is consistent with the Placer County General
Plan, the Squaw Valley General Plan, the proposed Village at Squaw Valley Specific Plan,
and with applicable provisions of County Code.

The site of the proposed Large-Lot Vesting Tentative Map is physically suitable for the type
and proposed density of development.

The proposed Village at Squaw Valley Specific Plan, with the recommended conditions, is
compatible with the neighborhood and adequate provisions have been made for necessary
public services and mitigation of potential environmental impacts.

The design of the proposed Large-Lot Vesting Tentative Map is not likely to cause
substantial environmental damage or public health problems.

The proposed Large-Lot Vesting Tentative Map is in compliance with Senate Bill 1242, as it
relates to projects located in State Responsibility Areas (SRA), as follows:

1. The design, location, and associated improvements of each proposed lot resulting from
approval of the proposed Large-Lot Vesting Tentative Map as a whole are consistent
with regulations adopted by the State of California pursuant to PRC 4290 & 4291
(clearance requirements).

2. Structural fire protection and suppression services will be available to the proposed lots.

3. To the extent practicable, ingress and egress onto the proposed lots meet the
regulations for road standards for fire equipment access adopted per PRC 4290 and
any local ordinance.

4. Approval of the proposed Large-Lot Vesting Tentative Map as a whole is consistent
with regulations adopted by the State of California pursuance to PRC 4290 & 4291
(clearance requirements).

7. Adopt an ordinance approving the “Development Agreement by and between the County of
Placer and Squaw Valley Real Estate, LLC, Squaw Valley Resort, LLC and Poulsen
Commercial Properties, LP, relative to the Village at Squaw Valley Specific Plan” (Attachment
J), supported by the findings in said ordinance and the following:

a.

The Development Agreement relative to the Village at Squaw Valley Specific Plan is
consistent with the objectives, policies, general land uses and programs specified in the
Placer County General Plan, the Squaw Valley General Plan, and the Village at Squaw
Valley Specific Plan, as approved herein;

The Development Agreement relative to the Village at Squaw Valley Specific Plan is
compatible with the uses authorized in and the regulations prescribed for the Village at
Squaw Valley Specific Plan, in which the real property is located:;

The Development Agreement is in conformity with public convenience, general welfare and
good land use practice;

The Development Agreement will not be detrimental to the health, safety, and general
welfare for persons residing in the County and is in good land use practice;
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e.

The Development Agreement will not adversely affect the orderly development of property
or the preservation of property valued in the Village at Squaw Valley Specific Plan area.

8. Adopt a resolution to approve the Water Supply Assessment (Attachment K) in accordance with
the findings in said resolution and the following:

a.

The Water Supply Assessment was prepared in accordance with CEQA Guidelines
Section 15155, State Water Code Sections 10910(b), 10912(b) and 10912(c) and
Government Code Section 66473.7, which requires analysis of a 20-year supply of
water.

The Water Supply Assessment determined that an adequate supply of water would be
available to serve the project over the projected 25-year project implementation period,
which is more conservative than the 20-year analysis required by Government Code
Section 66473.7. The Water Supply Assessment further determined that an adequate
supply of water would be available to serve non-project development over the same 25-
year period and the conclusions are supported by substantial evidence.
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